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COOPERATI1
REVIEWED :
Development of Ph

Is Practically Ui
Safeguards

By FREDERII
President of C\

In the early part of this year a panic
seized the tenants in many apartment
buildings in this city regarding the solutionof their housing situation. The
queston was whether or not they could
renew leases falling due and, If they
could, whether or not the Increases in
rent would be within their means. The
psychological moment had then arrived
which turned the attention of the owners
of many of these buildings toward sellingtheir properties to their tenants.
How could this be done? Obviously
through the medium of a Joint owner-
ship plan, called Incorrectly in common

parlance, "cooperative ownorship."
The so-called cooperative movement In

the erection and occupation of apartment
buildings In this city started many years
ago, in cases where several people who
wanted to save rent by owning got to- 1

Kether with apparently little knowledge
on the subject and litHe organization. !
They shuffled along, so to speak. A
large and more ambitious project, under j
the name of The Navarro Apartments, j
consisting of the buildings Called Madrid, ,

Ihsbon, Cordova, Barcelona, Saragossa, r

Granada, Tolosa and Valencia, next ap- j
pearcd. How this project ever could \
have made headway Is a mvsterv. It l
was financially built on foundations
placed on quicksands and it failed. The
losses to many were heavy.
There were several buildings of this

type In existence prior to 1896 which
were fairly successful, as: The Knickerbocker,Fifth avenue and Twenty-eighth
street: the Gramercy, 80 Madison
avenue; 121 Madison avenue: the Barrlngton.East Twenty-fifth street: the
Randolph, West Eighteenth street: the
Hubert Association, West Fifty-ninth
street: the Rembrandt, West Fiftyseventhstreet: the Chelsea, 222 West
Twenty-third street.

I'Oolc for These Essentials.

Eet us see what are the essentials of
a joint ownership building to be erected
for a group of Joint owners. The skilful
selection and purchase of the proper
site; the knowledge to select the correct
types of apartments to be created; the
layout of the proposed floor plans by a
housing expert with genius and a wide
experience in solving these problems; the
ability to produce the building so eco-

pletion may be rented at a price under
market rates, and the abandonment of
all factors of cost which do not add to
practical and commercial success.
Only in exceptional cases should the

mortgage on the premises be in excess
of 50 per cent, of cost; it should be at
as low an interest rate and for as Ion*
a term as possible, with annual amortizationof as near 3 per cent, as the
earnings will permit. Under these conditionsthe tenant owner can safely rely
on a saving equivalent to from 12 per
cent, to 15 per cent, per annum on the
Investment.
The constructor of such an operation

should abandon any enterprise, even
though salable, which will not conservativelyshow satisfactory savings for the
owners. Such contractor must be conDRY

GOODS DISTRICT
VERITABLE 'UTOPIA'

Landlord and Tenant Smoked
Dim rri

iiic -i i|fe i cave an 1 iiej

Agreed 011 Rents.

By ALFRED R. KIRKI S,
Secretary of the New York, Manhattan,

Central and Colonial Real Estate Associations.
The "Old Dry Goods District" adjacentto Worth street was put on the map

about sixty years ago by merchants who
had been scattered from Park place
down Broadway, &c., and the buildings
were built and owned largely by these
merchants and still have the prostlge
and many of them are still occupied by
successors of the original settlers.
A large majority of the buildings were

built fifty or more years ago and, while
retaining the dignity and simplicity of
that period, have been steadily Improved J
and rejuvenated, and, while retaining
sunlight and air from the store floor up,
now have proper modern elevator service.heating and lighting.
Any doubts that at times have existed

aa to whether this district had "continuedin life" have been completely dissipatedduring the past year In ways
that are distinctive from the general and
long hoped for activity In other aectlons
of the city.
Original Ownership Baals Revived.

There has been practically no buying
tor speculation. There has been more
Investment buying than for very many
years, the majority of buildings being
purchased by merchants who occupied,
or wanted to occupy, them for their own
use. and the original basis of ownership
Is therefore revived In a most healthy
and conservative way.
Probably the principal reason for the

stability of this section has been the
alosc, real friendship between the tenantsand larger owners; the willingness
to take a comparatively small but reg-
ular return on the Investment rather
than changing the rent* to meet the
temporary or varying condition* of busln*a»;to make or request reasonable tm-
preremonts nnd repairs: to have tenants
feel that even on short term leases they
would- bo given the preference, wherever
porrlhlo, over others and that their businessplace was also their business home,
and the building up Of a neighborhood
fueling that Is felt by landlord and tenantalike.
Even In the demand recently caused

by the laok of new buildings, most ownersIn this district have thought more
of stabilising It than of getting the
greatest possible rentals, and tenanta
have been appreciating thla attitude by
paying advances to fully cover Increased
expenses of maintenance, operation, *«.,
find frequently making, at their own expends,alterations and Improvements to
their premises because of their feeling
of security In the permanence of their
occupancy at a reasonable rental.

tilstrlct Was Called "Utopia."
I am proud to Illustrate this by quotingfrom what was told me by one of

our tenants. I had recently extended
a leage that did not expire for two more
yearn. I had explained our Increased c
aveiM, taxes, operation, repairs, Ac., t
M Pgk had concluded our renewal *n J
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tent to take a modest profit on the whole
operation, giving its patrons in return
the savings reflected through quantity
production, and finally, until this type of
ownership is a matter of universal
knowledge and practice, ready with a

corps of efficient salesmen to sell at
established commission rates, the investmentsof those who may desire to dispose
of their holdings.
Spartan Simplicity la \ece*»«ry.
As to exteriors, the best standards

should be followed, which will give fine
architectural effect through lines and
proportions rather than through the employmentof expensive ornamentation,
in these buildings there should be no

spportunlty for the display in the exteriordesign of the vanities, mistakes,
>'agarics or hobbies of any one.
The interior should be Spartan in Simplicityand generous in cupboard and

floset provision, so dear to the housevlfe;practical in its kitchen equipment,
'ree from dark holes and long corridors,
laving good sized rooms, with ready
iccessibility from one part to another,
rhe introduction of light and air should
>e foremost in the mind of the designer,
rhe occupant should be left free, after
lavlnir been elven a perfectly comfort-
iblc "move-In" proposition, to carry
forward further elaboration of the
jremises at his own expense and not by
the contributions of his co-associates.
The cost of procuring and running a

private residence in a similar location
ind with the same area is far in ex;essof that of a Joint ownership building,but the ease of living in a joint
ownership building is its greatest claim,
freedom from the furnace man, watchnan.snow shoveler, caretaker, tinsmith,
ilumber; a thousand other nightmares
>f this character annexed to the individualhouse, flit through one's mind.

Field la Almost Unlimited.
A well organized Joint ownership

building always holds a title insurance
policy for full value of its property, its
iccounts are usually kept and audited
by a responsible^ trust company, and
therefore a dependable examination of
ts title and financial affairs can quickly
3c made, so that transfer of a block of
Its stock is simple as compared with a
transfer of title to real estate.
This class of ownership makes for

:omfort, ease and economy in living conditions.and is bound to become deservedlymore popular when better tin-
lerstood and executed with business
ludgment and integrity. It lends Itself
with equal facility and advantage to
iuburban developments.
The field then for activity in this line

ihould practically bo unlimited. The resultscannot fail to be satisfactory if
the methods employed do not violate any
>f the well established standards of organizationand action.
When times become normal the beach

will be strewn with the wreckage from
anterprlses planted on a frightened ten-
intry, under the pleasing title of "co-
operative apartment buildings." Let us
tope that the cooperative features In
such enterprises will not be confined to
(Torts to minimize losses.

:erma satisfactory to both. He told me
hat a few days afterward he had met a
'rlend whom he called by his first name
md who was an active real estate
>perator and builder and had told him
>f our transaction. The operator rejlied:"Where is this Utopia where a
enant. in these times, is consulted as
:o the amount his rent can be advanced?"and my tenant replied: "The
>ld Dry floods district."
To sum up. therefore, the facts are

hese: The district is full, with a waitnglist; some firms starting business
ire looking for places there; rents gen

rallyhave not been raised more than
mough to meet increased expenses and
l inn inurii lur uivesLeu ana

illght depreciation; leases have been
nade In many cases for ten years.an
musual term In thin section of the city;
lighteen or twenty buildings have been
wrchascd for occupancy; the "esprit
le corps" Is bettor than ever, and what
'To Let" signs are up are only there
>ecaus* some tenants are slow in decldngon their future requirements.
In closing I feel that I should not

>mlt a reference to the loss the district
las sustained In the death of Daniel
Blrdsall, a pioneer, a leader, an upJuilderapd a model for the younger
reneration of real estate men.

SEW HOMES PROVIDED
ON COLUMBIA HEIGHTS

By E. SIXCOT.
of the Jackbert Realty Company.

Those who are postponing the pur:haseof homes In the belief that there
will be a drop In the price of realty In
the near future are simply deceiving
themselves. Expert realty Investors.
nen who have followed the market for
i lifetime.know and advise differently.
In fact they simply observe the law of
supply and demand. It Is not hard to
jnderstand. With the present demand
for living quarters and lack of supply
ar In ability to meet this demand a

rlrop in prices Is out of the question.
These are abnormal times.
In this connection It should Interest

people of refined tastes to know that
there Is an opportunity to secure one or
more well planned one family city dwellings,complete In every detail as regardsmodern appointments and situatedin a choice location.
The houses referred to, five In number,were recently completed by the

Iiirkbert Ilealtv Company. Inc.. at
Orange ami Hicks streets, In that historicalsection of Brooklyn known as
Columbia Heights. This is one of the
most delightful residential districts of
the city, overlooking Manhattan and the
hay. and In proximity to the St. George
and Margaret hotels.
The houses arc of brick construction

and consist of three stories and bnse-
ment. Kach house contains ten rooms
and three baths, and Is up to date in
every particular, substantially constructedand artistically finished nnd
ileeorated. They are equipped with
every modern convenience, such as
steam heating system, sanitary plumbing.electric lighting, gas ranges, gno
hot water heaters, awntngs. window
shades. Three nearby subway stations
make access to and from the various
boroughs convenient, It being, for Instance,only five minutes to Wall street
md fifteen minutes to Forty-second
«treet, Manhattan,

/
Staten Island Market.

Cornelius G. Kolff sold for James Lyon
>f New Brighton hla former residence
>n Hlghvlsw avenue. Hamilton Park.
|*«w Brighton, to M**, Sophia Knoth, A
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What World 1
Done for SY

By WALTER

of Win. Cruxk.

Business connected with shipping naturallysought the waterfront at the

lower end of Manhattan Island in the

early days of New York city. The westerlyside, however, was chosen for the

residences of the wealthier citizens

(many of whose names were given in

my article on the Syrian quarter in the

early part of last year) probably becauseof the prevailing westerly breezes

across the cool surface of the Hudson

in summer and also for protection from

the severe easterly winds of winter.

So South street, which begins at the

ferry and runs on the east of the island
as well as the south end. got the shippingbusiness. Here, even through the

80's, the sail vessels at the wharves

created a forest of spars and rigging,
out of which their Jlbbooms reached
across South stroet almbst into the officesof the ship brokers and shipchandlers.as if to see that the details re-

garding the incoming cargo or succeedingtrip were being properly arranged
by their captains and owners.

Here naturally came the various businesseshaving to do with shipping such
as sail makers' riggers, warehouses and
sailors' boarding houses of "shanghaiing"fame, which provided the social life
on shore for those "before the mast"
and has furnished so many stories for
fiction as well as in real life. To many
of such tales where fact and fiction were

skilfully blended by the heroes themselveshave I listened with eager attentionwhen a boy in the "fo'c'sles" of the
vessels sailed by my father, Capt.
Charles B. Parsons, who later was one

of the ship brokers on South street and
still later president of the Maritime Exchangefor four years.

Still Retains Early Impress.

Of the various businesses that had to
do with special cargoes landed there
there have remained, segregated in fhat
immediate neighborhood, coffee on Front
and Water streets, tobacco on Water,
Front and Pearl streets and that part
of Maiden lane near Pearl street and
sugar on Wall, Water, Front and Pearl
streets near the Intersections of these
streets. The indications are that these
interests will remain there for some time
to come. The Coffee and Sugar ExchangeBuilding is at Hanover square on

Pearl street, extending through the block
to Beaver street. The Federal Sugar
Refining Company recently bought the
large twelve story Tontine Building at
the northwest corner of Wall and Water
streets.

In 1919 there was a great scramble
by the tobacco and coffee people to securepermanent homes for themselves

"hniit Water and Front streets.
sending the prices for these old propertiesfrom a long standing value of
around $-'5,000 to $30,000 for inside lots,
which was soon recognized aB below
their Intrinsic worth under the ehnnged
condition, to approximately double these
figures. Nearly everything was sold
that was not tied up or already occupied
by the owners. This section Is almost
entirely made up of four and five story
brick loft buildings, many without elevator.heat or electric light, although
within a stone's throw of the most
modern building equipment. They are

largely occupied by a single tenant. And
In those having tobacco there Is apt to
be no other kind of goods, as the odor
of almost anything else, no matter how
pleasant. Is readily absorbed by tobacco
in the leaf and Its flavor and market
ability destroyed.

Orcnpnnla of flic Rear Tier.

Further back from the waterfront the
marine insurance people are closely
grouped In William, Beaver, South Williamand Stone streets, around the old
Delmonlco restaurant, now converted to
the use of these Interests. Values have
risen here to around $75,000 for the
cheapest and $150,000 for inside units
and disproportionately more for the
choicest corners. Immediately across the
street the large building of the Cotton
Exchange and the offices of Its brokers
In the Immediate neighborhood are the
only evidences of that business left In
thl« district.
With the decline of sailing vessels

the sailmnkers, riggers, ship chandlers
and sailors' hoarding houses followed,
The modern building of the Seamen's
Institute, which now stands at the cor-
ner of SrfUth street and Coentles (collo-
qulally known as Qulncy) Slip, mark*
a distinct advance over the attraction*
formerly offered by the boarding
houses Rnd saloon* that lined the water
front nnd whose "schooners" have nlso
passed. The warehouses have remained
distributed over the entire district on
the less valuable street*. The towboat
companies now have their offices scat-
tered from South street to Broadway,
for they are the greatest misers In the
world. n> a moment's reflection will
show. They do business with almost
anything that floats, from pulling a

raft of logs or scow with a choice
rarao of refuse hound for Barren
Island, to fussily assisting Into Its berth
nn arlsloeratlc leviathan of the transatlanticlanes bringing ambassadors
and ministers from foreign courts. The
ship broken* moved wast with a tenJ
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ns of the illustrious Mitchell family at
y Payne Whitney to round out hi* est
te of Long Island farmhouse built by
nally included 150 acres. Baker, Crov

>ade Has 1
lipping Centre
B. PARSONS, J
shank's Hons.

uency lowara w nuenaii, state street,
lower Broadway and Broad street.
New and Broad streets have become

In so far as their improvements and
business are concerned, practically a
part of Wall street as far south as
Beaver street. The southerly corners 2
of Broad and Beaver streets have the
buildings of the Consolidated Stock Exchangeand the American Bank Note
Company. The new building of the
Seaboard National Bank is being erected
on the northeast corner. Just below
.Vlarketfteld street, at 78 and SO Broad
street, is the Maritime Exchange Building.I sold this plot, 52.7xl07x irregular,
containing a five story brick building
occupied by a tobacco concern, for the
late Edward F. Searles in 1902 for $200,000.it was extensively remodelled for
their exchange floor, which had been
in the Produce Exchange Building, and
the upper part for offices. The cost
of improvement was about $141,000. Duringthe last year they refused an offer
reported to be somewhat in excess of
their investment.
Further down Broad street is improvedwith the building of the All

America Cable Company, the restored
riiiuu^csa xuveni, which ueiu me mo- ^
toric scene of Washington's farewell to j
his otllcers; the Busn Terminal, the big j
sixteen story Telephono Building, the r
Centennia1, Harbor View, the latter un-
der construction, and the Broad Street ,
Hospital, at the corner of South street. v
As the big steamship lines grew they {centred about State and Whitehall streets j

and Broadway below Exchange alley, ,
formoily called Tin Pot alley, as a metal
plate there atil! proclaims. The Battery t
Park. Chesebrough and Maritime build-
ing.s were among the first of the large j
modern ollice buildings to be erected to ,
care for that trade in this neighborhood. t
Just north of that grout) is the big t
United States Custom House. The old 5
building was in Wall street and is now t
the home of the National City Bank. c
When the bank remodelled the building g
It retained the appearance of the old j
Custom House on the Wall street front, ,.
The streets directly south of the Cus- t

torn House are rapidly being improved cl
with modern buildings for the steam- t
ship business, among the most artistic r
of which is Furness House, at the southwestcorner of Whitehall and Pearl j;
streets. The b.g Whitehall Building, at |17 Battery place, housed all kinds of a
businesses allied to shipping and harbor v
interests, and so did the big Bowling c
Green Building at 11 Broadway. No. 1 c
Bioadwav. formerlv the Washington x

Building, and general headquarters for t
the wholesale coal dealers. Is being re- jmodelled by the International Mercan- ,
tile Marine. % ^

I
Details of Canard Ilnildlng. c

The most notable Improvement In this !
section Is the twenty-three story Cu- .nnrd Building under construction at tBroadway, Morris street and Trinity
place. Each floor has a rentable area wof about .10,000 square feet and Is rented
to not more than one tenant. Leases j,
are made for not less than twenty-one .

years at from $3 to $.1.50 a square foot.! aThis means that each floor brings In nabout 1100.000 annually. It Is practically 'fall rented, though the building Is far tfrom completion. In the next block nnorth, the old Hamburg-American Line nBuilding Is occupied by the United
States Shipping Board. I havo Included jthe latter, although Its usefulness in the
shipping world has been subject to dls- ^
pute. The Harrlman steamship Inter- \
ests have Just bought the Gaston. Will. fInnis dr Wlgmoro improvement at 35 to 39
Broadway.
N'os. 31 to 33 Broadway, until recently ^the last of the old rookeries In that sec- ttlon. Is being rebuilt Into a modern bank- nIng building and has Just been taken over

by the largest Rumanian bank, which, ,,like some of the other foreign banking
houses in this Immediate neighborhood,
does a large business In exchanging ths
money of Immigrants or emigrants takingPassage on the steamship lines
whose offices are close by. This Is a
net lease for twenty years and aggre- '

gates nearly $1,600,000 for a six story, v

basement and sub-basement building, p
41.7x117. o

The Kerr Steamship Navigation Com- '

pony's building. Just finished at 44 Beavorstreet, adjoining the Consolidated JStock Kxchsnge, and that of the Munson
Steamship T.lne at Beaver. Pearl and
Wall streets, are noteworthy additions1
to the steamship interests, although a

11

little out of the centralized section fori "

them. The latter is Just across the r

street front the venerable Seaman's,"
(bank for Savings, founded many years

''

ago for the purpose its name Indicates 0

and which, I arn told, still holds for *
seamen funds for which they will never 0

return.
li
.1

f'ItKB IT TO ROBERT R. K A Rf.RT.
The name of Hobert E. Farley was

inadvertently omitted from the list of nthe committee of real estate men, builderaand architects picked by Tux N'tw
VonK IlKnALD to select the biggest deals
In the market of 1920. Mr, Farley gave
valuable assistance as a member of that p
committee especially In determining the
leading transactions In the suburban:
field, and Tttr, New Vork Herald takes1
this occasion to thank him for the ser- <~

vice he rendered and to express Its re- a

grets for the accidental omission of his 1
name from the list which was published n
In the annual real estate review last'tl
«undaj|| a
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Manuasset, Great iNeck, L. 1., wt

ate, which now comprises about 40
the well to do residents of the noi

irell, Inc., were the brokers.

rHE ORANGES HAVE"
INDUSTRIOUS BOARD
rersey Realtors Report Many
Lines of Constructive Work

Mapped Out for 1921.

Ily RAYMOND CONNOLLY,
''resident of the Real Estate Hoard of

the Oranges.
Much constructive work was accomilishedduring the last year by the memicrsof the Real Estate Board of the

)range8, which comprises all the promnentreal estate men throughout' the
lyanges and Maplcwoorl. The present
loard was formerly known as the East
Drange Board of Brokers and was inorporatedin February, 1911, and eom>rlsedonly men doing business in the
ity of East Orange, but on April 14,
.320, the name of the board was changed
o the Realty Board of the Oranges, and

o take in the rest of the Oranges and
llaplewood.
Problems of concern to realtors and

especially to property owners have been
liscussed and acted upon during the last
ear-i The most important matter that
las /come before the members Is the
luoirtion of proper housing. This has
leen handled by a committee appointed
>y the board and by the members at
arge. who havo induced builders to erect
nore than 1,000 moderate priced dwellngs,and also the work of the legislatecommittee working in conjunction
vith the State Board of Brokers on the
>lan to solve the capital phase of the
lousing problem by using the State
redit to raise money for home builders.
The plan involves the Issue of bonds

oaned to groups of building and loan
issociations. The collateral will be in
he form of mortgages held against real
state Investments by the members of
he various associations. This commiteerecommends that the State Issue
per cent, tax exempt bonds, allowing

he building and loan association to disounttheir mortgages to an extent of
5 per cent, of the unpaid balances. Th<»
leal Estate Board, appreciating the
risis in the housing situation, feels that
he State Legislature will see the strong
leaire to And a feasible scheme to solve
he housing problem and will give the
natter consideration.
A committee of the board has also

>een at work on the proposition of
iroper zoning in East Orange. Tliis is
in important work and when completed
vill materially help the growth of the
ity. Charles C. Lurlch, the legislative
:ommlttee member of the bofcrd, has
>een at work for some time "n oonjuncionwith the State board to effect this
'ear a State license law wh«.reby men
ntering the real estate business must
luallfy before State authorities. This
mportant subject was discussed at the
onventlon held at Atlantic City and It
s the hope of tho New Jersey realtors
hat such a law will be placed on the
tatute books this year, the object being
o eliminate from the profession lncomietentpersons and those considered
infit.
The Real Estate Hoard of the Oranges

ihs mad.1 a practical study of the
tandardtzing of forms used by realtors.
nd has had presented to It for accept-
.nee a form of contract that in the
uture will be used by all realtors
hronghout the State, thus simplifying
nd making uniform all sales agreelents.
AJ1 of the members of the Ileal Estate

loa'rd have had a most successful year
n 192rt and look forward to 1921 as
clng equally as good If not better.
Vhllo th<- business world Is still conronteilwith abnormal conditions we
ave passed through the period of exllaratiunthat characterized American
uslness for the last twelve months and
ransltlon to a normal basis is rapidly
pproachinff.

TIM" SULLIVAN SALE COMING.;
Inotloiifrp W III Offer Assets nnd

Hcrnrltlm .January It.

The auction of the assets and seeurilesof the estate of "Big Tim" Sullt
an,which has several times been postoned,will be held on Tuesday, January11, by Henry Brady, auctioneer,

tumors of further postponements hnvo
>e«n set at rest by an order from 8uiremnCourt Justice Benedict In Brook,
yn, who has definitely consented to the
iale.
In order to clarify the situation OusivusA Rogers of Rogers & Rogers,
ttorney- for Hannah Sullivan, the
ecclver, declared yesterday that the;
ctlon recently begun against the preintreceiver and William B. Ellison,
x-Corporntlon Cotinsel of New York,
he former receiver, In which charges
if waste and mismanagement of the esatewere made, would not In any way
..1 e. St. »U.rv sate tl I #
meriero »iui no> uutcrunni lor

anuary 11.
Mr. Ropers said that tho Idea that.
Rip Tim" Sullivan died worth $5,000,000
r I10.0no.d00 was absolutely Ina crura to
nd that thr sale would not realise mora
Oan $200,000 or $.100,000, wheheas tho
laims of creditors arc more than twice
nnt amount, out Of which will have to be
mid the expenses of administration.

\nother filet Hrnndxraj- t.nrnire.

James r. Whlskeman, areliltsct, has
ompleted plans for a two-story brick
nd concrete pnrnpo and showroom,
00x150, to bo erected at the northeast
nrner of Broadway and 126th street for
is Broadway and 126th Street CorporUOO,OWIIMS

LRALD

isset Home F

!., esl

ilea incluaei cnirty-cwo acre*, with F
0 acres. The house is a well pre- Kti
th shore. The place was last occua
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Joys Outnumbe
Among Femi

By MARTHA

Women.brokers, who are now a recog- at
nized element in the trade and sale of sp

real estate and In the renting of apartmentsand buildings, look forward to the to
deals In 1921 with a good deal of optlm- i'*1

ism. The consensus is that the new ?'
year will see the establishment of a

steadiness In rents, particularly In the
business sections, and more building at
a smaller cost. j
Not since the war, when labor made! !o

its nighest demands on the owner and
builder, has the outlook for increasing
New York's commercial centres offered j1'
greater promise, according to some ofj a

these feminine experts. The labor situationis pxpected to become stable 111

within the year, possibly within a few ^
months, and the metropolis will then
enter upon an active period of building.
The woman real estate broker is not a

now factor in the property equation.
She has, in some instances, conducted K'

sales for a score of years. Her knowl- j"
edge of values and her foresight ha've '

made for her sex a place in the realty
mart that is unassailable. Some of these
pioneers arrange exchanges that run
into the millions, and at least one nuin- ^
bers among her clients a firm that oper- (n
ates a chair, of stores which is steadily ,
enlarging its business and is constantly *

on the lookout for additional structural
a|

links In this chain. gc
This Fair Broker In Optimlntle.
Miss Hannah Freud of 55 East Thirty- hi

fourth street was one of the first of her
sex to enter the real estate field. She
has put through many big deals and is
one of the most active as well as the v'

most reliable of the long list of brokers,
both men and women.
"The 19-1 prospect, so far as real "

estate activities are concerned, is marvellous,"declared Miss Freud. "If we

ever get over our labor troubles, which ll.
I feel sure will speedily be adjusted, we

will have the biggest real estate year in j,!(
a long time. In fact, 1 look for the r(
greatest revival In real estate transfers
that we have ever had. j ff)

"There will be more building in 1921,
building rf dwellings, apartment houses
and business buildings. I feel most 'fr
sanguine about the immediate future."
To the question as to the rise and fall (1*

of rents. Miss Freud replied : "The rents
of stores In high class sections will re- Wl
main as they are now. This I predict of gt!
both tho downtown district around Wall t|t
street and the middle district, in Fifth ,j,,
avenue, Broadway, in Thirty-fourth,
Forty-second and Fifty-seventh streets. [
Rents of apartments and oilier buildings pM
In other districts may be reduced, but
there Is not tho slightest chance that of
this reduction will extend to tho stores in.
In the preferred districts.

"I havo twenty applications for stores su

to one that I can really fill, and rents dl<
seem exorbitant, but the firms are well- th

lng to pay them. If there Is a vacancy sii
to-day, caused by the expiration of a V'j
lease made five or ten years ago. you can

safely say that you can got r>0 per cent. ''r
more for the property than you could ten m<

years ago, I th
"Rerently I rented a store on upper

Broadway at $1,000 a front foot. A few
years ago this same prop, ltv brought ff
from $20(1 to $500 a front foot. And
only a rew wqoks ago I rented lor a i

client n storo In Thirty-fourth street nt
$50 a square foot. This Is the highest
rent a store In this ilistrict ever brought, ini
so far as I know.

_
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"That doesn't look as if rents w luld th<
drop does It?" she asked. Miss Kreud sti
handles exclusively office buildings and u
stores, particularly downtown. " People fa;
are paying bonuses to get the space on
they want," she stated. "To-day 1 am Tv
negotiating for a building on Fifth t,u
avenue above Forty-second street wnlcli IO,
Illustrates the Increase of business m
rents. This building rented fo- $20,noo ,n,
about a year ago. Within a year the ,0
rent jumped to $30,000 a year. T have ()]l
a lease pending for that same property;
for over $40,000 a year. Pa

A Pompnrlsoii of Itentnl Vntnes.

"T have nn offer of $115,000 a year
for a store in Forty-second street that 0
has a 34 foot frontage. It has a
small basemejlt and great depth. This ;l
property two or three years ago 1 cculd
have secureil a lease on for n 'ong
term at $150,000 and the property {|1(would nol only have Included the thlrtvfourfoot frontage but additional space ^
three or four times as large. A rew ^
building has been constructed In the
meantime, which accounts for the tre-

f
mendous nilvance In rent.

"The demnnd for store space Is very ^
great and the space Itself P limited
There la space to-day In Fifth avenue
thnt Is irrilnir fo hrlnir In 100 tier cent
more than It <11(1 ton years ago. The
only ohanrv of obtaining space at n

'

reduction la when the building Is dllnpl- "J*
dated. You ennnot got ft lonir term
loaao unless you rebuild, ami I look for
great activity In tho building world. n°

"To give nn Idon of What tho builder *n

has had to face, oven within the laat J
two or threo months. 1 will rolato what
one of thom told mo "oi-ontly. Two or
threo months ago ho wae employing ''

twenty-seven painters and paying thorn *"

$11 and $12 a day. They did loss
work than ton painters ho is now em- *"'*
ploying and paying $10 a day.

"Operators linvo boon out of tjio field
for throe or four years. Now they are 'nrondyto buy properties nnd to go ahead 'h#
on buildings. The same conditions apply
everywhere, not only In Manhattan but
In Brooklyn and the surrounding die- th»
trlcts." lot

Mrs. Id IIIan r$. Johnson of l?3 Broad- avi

sag seen * lew roay future In tho Th
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East 56tl
The seven six story apartment houses ta
th stores at 3J1 -4T East Fifty-sixth '

reet, erected several years ago by
seph Golding. have been acquired t
tm the Winston Realty Company by
e Sharport Holding Corporation, rentlyformed at Albany with a capital I

$100,000 and M. Rapaport. M. Seh.'ich- J
w and A." Gross as directors The !

ructures stand on a plot 273.4x141.Ox '

regular, located between First and '

eond avenues. They carry mortgages
r $230,125.
Another acquisition by the Shurport
mpany involves the vacant site. 30x
0. at 146-148 Manhattan street, near

roadway. This was transferred by 1

Murray Peshkin.
Other Ilealn In Manhattan.

Van Vliet & Place sold for the Carr
tato its unexpired twenty year lease
tho plot 103.3x150 at 848-856 Washftonand 448-450 West Thirteenth

rects, on which there is a five story
>re and loft on Washington street and
three story building and one story
raire on Thirteenth street. The o«-

:r Glooms
nine Realtors
COHAN.

lartment house realm, which is her '

ecialty, although she handles other
operties in the course of her work.
rs. Johnson was one of the tirst women J
enter the real estate Held. Twenty
ars ago, when she closed her tlrat
tal, she knew of no other woman
oker here.

This One In \<>t so llnpefnl.
"From my standpoint the 1921 out-
ok is rather gloomy on account of the
ortgagc situation." said .Mrs. Jolinson.
'his is due to the recent laws passed
Albany which effect rents. The

ws when enforced amount practically
confiscation of property. In many

stances the rents have been paid to the
iurts and tho owner cannot collect
em. <

"With his rents tied up the property
vner cannot pay his taxes, arid the inteston his mortgage lapses. MortigcInterest to-day is C per cent. Forerlyyou could get GO per cent, on the
ipruisal ot your property and a tnort-
ige at 4tV| per cent. Now you get 50
r cent, of the valuation and pay C J
r cent, interest on a mortgage.
"On the other hand, it costs about
.o and a half times as much to build
-day as it did formerly. So you see
r the time you build at this increased
ist. and when the court comes along
id tells you what you can rent for,
onetimes you do not have enough to
ty your carrying charges. And these
lve increased enormously. The high
ass apartments are suffering most,
ntil the laws arc repealed or amended
ie real estate situation will remain
itieal.
"From 190" until 1918 New York
operty was rented for much less than
should have been. Many owners lost
etr property because of mortgages
lining due. Often the owner gave the
nant two or three months rent free,
lis accustomed people to much lower
nts than they ever should have had.
»r eleven years property owners were
ally Janitors."
Mrs. Johnson says there Is a demand
r private houses and for business
operty. She started a score of years
to in the Pennsylvania Terminal dis-
ict and acquired a knowledge of plot
lines. She has been constantly at It
or since. i
"It is hard work and disappointing
>rk," she declared. "Sometimes you
t a contract signed and find that the
le isn't perfect, and that means a long ,

lay or failure to put the deal through. ,

"I refuse to work for less than a man.
do a man's work and I want a man's
y. the legal commission," she said. ,
One of her recent deals was the sale
the Market and Fulton Hank Bulldg,corner of Fulton and Gold streets.
Dunlap & Lloyd, real estate and inrancebrokers of 80 Grove street, hanf»property In Greenwich Village, but
elr operations are not confined exclu.'elyto this section. They predict a
ar of great activity in real estate,
tuses are In great demand, ahd old
ne residences are constantly being reKlclledinto apartments, they sav, and
Is restoration mpans higher tents and
creased values.

'ILL SELL 19 BROOKLYN
DWELLINGS AT AUCTION
The first Important auction of dwell-
es to he held in Brooklyn this year
II be conducted by Joseph I". Day In
r- Brooklyn salesrooms, 183 Montague
"cet. next Tuesday evening. January
. Tho sale Includes nineteen new one
tnily semi-detached stucco dwellings

Seventy-eighth street between
centy-second and Twenty-third ivees.The house* contain seven and eight
onus each with tile bath and separate
e shower. They have parquet floortthroughout and pos.-e* nvenlonces
make housekeeping easy. \ cement

»ck garage goes with ench house and
" lots measure 26x100 and .10x100 feet
ch. 11111. I tided in the sale Is the northwest
rner of Twenty-thlril avenue and
\ enty-elghth street, a vacant plot, lOOx
0 : also the northeast corner of Twenthavenue and fevcnty-flfth street, j
vacant plot, 200x2 20, ready for Im- «

ovement. 1 ,

On January 20 Mr Pay will sell In
i» Veoey street Kxehango Salesroom. t
his flrst special sale of 1921, a nuni-

rof Manhattan. Bronx, Brooklyn and t
wark, V. J., properties. Included In {
sale are the follow Ing: Northwest ;

rnee of Monroe and Jackson street,
rough to M.".dl«on street, Manhattan, a
ir story building with one and two amlljr extensions formerly used as a
kery. This will he sold in two par- ,

s also for the estate of Walter S.
,ehols the vacant plot at Arlington fd Plane streets and Nichols alley,

iwark, N". J., 97x1 Tlx Irregular
At a voluntary sale will be offered the '

rthwest corner of St Nicholas avenue ,

d 117th street, a five story double '

it also 2« West 129th street, a vacant
2Rx99.1l. and 839 Atl intle avenue,

ooklyn, a three story dwelling Other
ate sales included In this offering nre n

follows: For the estate of t'harles "

mmet, 811, 819 and 2f> West Fortj- J
rhth street, three fixe story tenenun. :.
xioo each also ">">2 and 384 West '

rty-slxth street, n three story dwell- v

t and four story tenement: alao for
' estate of I'hnrles Shulttt the south- *
i-t corner of Amsterdam avenue and 1
4th street, 49.1 1x100, yaeant. and for' ^
> estate of Jacob Pohrham the vacant 11
, 28x90, on the east side of Union n

snue, 2S feet norUi of 15lat street. J 1
n Bronx. *
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ne improved and held the property for
nany years.
Shaw, Rock-vsII & Sanford sold for

:he Payne estate to James L,. Van Sant
125-127 East 129th street, a four story
stable, 50x100. This is the first transferof the property in thirteen years.
It was held at $45,000. Through the
fame brokers .Mr. Van Sant has securedan option on the plot, 50x100, in
the rear.
Nassolt 6i I-anning sold for Mrs. F.

P. hewis the two story garage at 342
West Seventieth street, near West End
iveiiue, 20x100, to the Prima Realty
Corporation, which will make extensive
alterations.
Thomas J. O'Hcllly sold for the EmigrantIndustrial Savings Bank 1097

rhird avenue, a four story tenement
iv 1th store, 20x85.

In the (levelling Market.
The five-story dwelling at 10 West

Fifty-first street, 25x100.5, formerly
the home of the late Commodore E. C.
Benedict, is to be taken over by the
10 West Fifty-first Street Company,
formed at Albany, with M. J. Blrnoaum,L. L.. Wollina and M. Wieder as
ilrectors.
Froman & Taubcrt sold for LouE

Strauss guardian for Esta Green to
Emanuel Arnstein, 1200 Lexington avenue,a three-story dwelling, 17x55. The
fame brokers sold to the purchaser withintlie last few months Nos. 1196 and
1198, adjoining, and he now controls a
;uoi uix >... lie contemplates converting
the houses into small apartments and
9tores.
Julius Zwcig sold to Paul Eiclihorat

the three-story dwelling at 438 East
hlighty-eighth street. 33x100.8.

Bronx Transactions.
Norman Homo Builders. Inc.. sold

three more of the row of dwellings they
erected on the west side of Sedgwick
avenue, south of 339th street, to Morris
Josephson, Benjamin Josephson and
Lena Goldstein. Each house Is 30x
113.fi. :S

Mollio It. Fisher sold to Fannie Mirchintlte two-story dwelling on plot Ju;C
110. at 1339 Intervale avenue.

S. L. Aronds Company resold a four
story apartment at 2076 Mapes avenue
for Herman Blumonfeid to 1'ietro Cupodiferro.>JM

Brooklyn Market Report*.
Samuel Ualitzku sold foi th Leinrt

Associates, Inc., to the Mer< I, .nt HoldingCompany, builders, a pi«-t xl'lti
on the north side of Aveme <n
East Twelfth and Kast Tlnrti «.
b'latbusli, held at $10U,0O'1 a ... ;
will at once improve with t»«iv -'.>ry
brick stores and apartments
Edward B. Kegel sold a plot 4"xl3U

on the west side of Ocean Parkway,
south of A\enue X, South Marlboro, for
John A. llennesy to a client for improvement.
William Kiss, Inc.. sold for Mr. Auslanderthe apartment hout- and three

stores. 30x90, at tie southeast corner
or Avenue H and Hast Thirteenth street.
The Duyer will occupy the corner store.

Uulkley & Horton Company sold 13!»
Clermont avenue, a two story frani" detacheddwelling, .'5x100, for Annie Bene.

Healty Associates sold G&22 Sixth
avenue to Charles FTasca 11 semi-detachedhouse with Karate, just completed,through A. L. Llbman, broker.

Suliuriiun Transaction*.
Burke Stone, Inc., leased in Bronxville,N. Y. an apartment furnished In

Alger Court for E. M. Burdette to O. C.
Woodruff, general freight agent of the
New York Central, and sold for Mrs.
Sarah M. Broucher ncr residence on
Lake View avenue, Searsdale, N. Y.

Fish & Marvin sold for the Wltherbee
Heal Estate and Improvement Company
a vacant plot on Monterey avenue in
Pelhum to John Smith, who intends to
build a house. The same brokers leased
tor the John T. Brook Company a .rouse
in Highland avenue, Pelham, for three
ind one-half years to Oscar Von I»ernuthof this city.
The Wykagyl Holding Company sold

1 vacant plot on Lyncroft road to Mary
V*. Varlan Plans for a dwelling are
icing prepared by Lawrence M. Loot),
urchitsct, of New Roehelle.
P. M. Crawley & Bros, sold for A.

P. Clark of Mpntclalr, the Colonial resL
lence and garage on large plot on the
north side of Klstou road near Park
street to Christian ICcidt.
Slmpson-Merrltt Company sold for

VY. S. Throop to tin' Modern Building
Company n ten room frame residence
facing Christopher street. Montclalr,
N. J.
Melster Builders. Inc., resold the fifteenroom hotel on the North ShrewsjuryRiver at F^ir Haven, N. J., re

entlytaken in part payment for an
ipurtmcnt house In Charlotte street,
Bronx.

Trnnnni'tlntni In Summit, \. J.

Eugene Jobs-H. K. Beck Co. sold to
IVtlltam Qrant Wilkle of McClellan A:
"o. the Jennie O. Cain property at 8
'rvlng place, Summit, N. J. to John H>
Vestburg of Brooklyn the poultry and v
rult farm of Arthur llarry Blcll, on

' -3
Bergen road, Murray Hill, N. J., and to
Vllbur S. l.einmon for Oscar Oustafson
i modern cottage on Ashland place.

OPENS HIS 1921 SEASON
OF SPECIAL AUCTIONS

B. L. Kennelly Will Offer
Many City Parcels Jan. 12.

Bryan L Kennelly will op> n hiij
motion year on January 12 In th Vesej li
Brest Real Estate Exchange by dcring
deven Manhattan properties and one
Bronx par> el, all Income properties,
-anging from the lower East Side to
["he Bronx. Many of the buildings i onalnstorr a> are situated in some of
he city's best business sections. Tba
jropertli s to lv sold are as follows:
Executor ale for the estate of the

ate Nathan Kempner. 2 2."9 Ninth
ivenue, three four story buildings with
tores, 50x1"'); 131 West Fourteenth
u rest, four »tory busln x building
S'lth stores, 2 \10J.3; 4?f Ninth avenue,
our story nd basement building with
tores. 24.8'ixlOO; 2102-2108 Third
tvonuc, northwest corn- 115th street,
wo five etorj. buildings with stores,
17.hx? 1.9: 1*° Third avenue, four story
mltdlng with s'ore 13.2*19: 352-354
.Vest Thirty-ninth stre. t, two four story
ttiflrilnck with «tores. iox.i: also the
idjolttinx build n(f at ">22 Ninth ivrnu*,
inutheast torn* of Thirty-ninth street,
i four story buihilnar with store. 24 fly
id: Moutherr Boulevard, Bronx, soiitha.«torner Truiftwood avenue, one story
mlhlintr with six stores, 100x25.
For the estate of the late Lippnian

vetr. Mr. Kinnelly will sell 114 Ki'st
lrondwny f >ur story ami basement
mildinir. 2l.2x*"> for the estate of the
uto Frnmlsko Muller, 161 East Ninetylinthstreet, live story tenement, 2">\
0i>: also 331 West Thirty-fourth etre't,
four story dwelling, 21x98.9.

/


